DESIGN AND ACCESS STATEMENT 3 2 U 1 3 84 4 G P

OUTLINE APPLICATION FOR RESIDENTIAL DEVELOPMENT OF LAND FOR 14
HOUSES AND 3 BUNGALOWS ON LAND TO THE REAR OF PENDLE STREET EAST

SABDEN BB? 9EQ
1 PR_C_)_P.O_SA_L
1.1 This planning statement is in support of an outline planning application submitted on

1.2

1.3

1.4

behalf of P and D Developments Ltd for residential development (compnsmg
fourteen semr detached houses and three bungalows) on fand to the south of
Pendle Street East Sabden. The vehlcle access {o the site will be directiy off
Pendle Street along the side street between ‘numbers 27 and 29 Pendle Street
East. The appl:catlon is in outline Wthh seeks approval fo access and scale only.
Layout appearance landscapmg and assocuated deta;ls is reserved for future

consrderatlon -

An illustrative layout plan indicating how the site could be developed accompanies
the appllcatlon The lllustratlve pian shows
» 14 seml-detached two storey three bedroom houses with gardens and off-
street parklng to each dwellmg _ '
e 2 two bedroom bungalows W|th gardens and off-street parkmg to each
dwellmg B ' ' ' LS
* 1 three bedroom bungalow with garden garage and parking for two cars.
o The units would be laid out around & cul de sac wnth a tumlng head at the
| southern end. . ' ' ' '
. Tree and shrub planting throughout the develcpment especrally on the
southern boundary adjacent to the bndleway/track which passes along the
southern boundary of the site.

The application also includes the offer to make a financial contnbutton to the
provision of affordabie housing within the Borough through a section 106 agreement
in lieu of the provision of units on this snte Thls is at the request of the Council's

Housing Offtcers

in addition to this Statement, and the indicative layout drawings already referred to,

the application is accompanied by:




2.2

2.3

" & Phase 1 Habitat Survey

« Heritage Statement

APPLICATION SITE AND SURROUNDINGS

The application site comprises a field and the site of domestic garages to the south
and rear of terraced houses on Pendle Street East. A track passes along the
eastern and southern boundary which is also a bridleway. To the east of the site are
two storey semi-detached houses and other dwellings on Pendleside Close that
were constructed in the later part of the twentieth century and a single storey
football pavilion adjacent to the footbal field beyond. To the west of the site are
smaliholdings/allotments including various timber structures, beyond which is St
Mary's RC Primary School and playing field. St Mary’s School was constructed in
the twentieth century; it is accessed from Watt Street which also serves Pendie
Antiques Centre and two bungalows Pendle View Bungalow and Red Gate. Watt
Street ceases at its southern point where the bridleway runs east wesl.

Pendle Street East comprises terraced housing on its southern side. These are two
storeys in height in relatively short blocks. Side streets of varying widths give
access to a back street which is continuous from Watt Street to Pendleside Close.
These side streets give pedestrian and vehicle access to the various developments

on the southemn side of the back street.

The site is within the sett|ement‘ boundary of Sabden and within an Area of
Outstanding Natural Beauty as defined in the Ribble Valley Districtwide Local Plan
1998. Land to the east and west of the side is allocated as essential open space
and land to the south of the site is outside the settlement boundary. The site is

outside Sabden Conservation Area but immediately adjacent to it.

PLANNING POLICY

The relevant parts of the Development Plan for the purposes of this application are
the North West of England Regional Spatial Strategy to 2021 (published in
September 2008) and the saved Policies of the Ribble Valley Local Plan (adopted in
June 1998) and the Core Strategy 2008-2028.
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Ribble Valley Local Plan 3 2 B 'i 304 4‘ U P

The following saved policies of the adopted Ribble Valley Local Plan (which was
adopted in June 1998 and written to plan for development over the period 1991-

2006) are relevant to the proposal.

Policy G4. Settlement Strategy — within the viﬂages including Sabden planning
permission will be granted for infill sites not defined as essential open spaces and
proposals which contribute to the solution of a particular local housing problem.

Policy ENV1: Area of Qutstanding Natural Beauty - the landscape and character of
the Forest of Bowland Area of Outstanding Natural Beau_ty' will be protected,
conserved and enhanced. The environmental effects of pr_,opbs_'als will be a major
consideration and the design, materials, scale, massihg _and landscaping of
development will be important factors in deciding planning applzica.t.i_cns;

Policy ENV16 Conservation Area-the desirability of preserving or enhancing the
character or appearance of a conservation area w:ll be a material cons:deratlon in
decndmg devefopment proposals outside the des;gnated area which would affect its

setting or wews mto or out of the area.

Policy ENV17 Conservation Area ~ applications within or affecting conservation
areas should be accompanied by information including sketch elevation, means of
access and landscaping details where appropriate. . - '

Policy H19: Affordable Housing — the Council will promote the provision of
affordable housing. In main settlements this will be achieved by negotiating for the
inclusion of a proportion of affordabie housmg in all new plannmg consents for

suitable s;tes

Policy T1: Transport — a list is provided of criteria to which the Council will attach
considerable weight in deciding planning applications. The criteria include the
availability and adequacy of public transport and the location of development in
areas which maintain and improve choice to walk, cycle or catch public transport

rather than drive between homes and facilities.
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3.10

3.1

3.12

3.13

Policy T7: Parking Provision ~ requires all development proposais to provide

adequate car parking and servicing space.

Emerging Core Strateqy

The draft of the Core Strategy was approved by the Council's Planning and
Development Committee at its meeting on 4 April 2012. The draft provides for 3007
dwellings over the plan period to 2025, additional to those dwellings for which
planning permission had been granted at 1 October 2011. The planned distribution
for those dwellings is as foliows:

+ Standen Strategic Site {edge of Clitheroe) — 1040;

e Clitheroe — 348;

e | ongridge — 560;

¢« Whalley - 243; and

o Other settlements — 816.

With the exception of the Standen site no site allocations are made. These are to
follow in a Site Allocations DPD. The Council has not published a consultation draft
Site Allocations DPD. In so far as the Core Strategy document refers to any
relevant development management statements or policies, they generally re-affirm

those contained in the Local Plan

DMG2: Strategic Considerations. Development proposals in defined settlements
should consolidate, expand or round-off development so that it closely relates to the
main built up areas, ensuring that this is appropriate to the scale of, and in keeping
with, the existing settlement.

H3: Affordable Housing. Requires affordable housing provision on housing sites. On
sites over 5 units the Council will require 30% affordable units on the site. 15% of
the units are to be for elderly provision of which 50% would be affordable and
included within the overall affordable housing threshold of 30%. Developers are
expected to provide affordable housing on site as part of the proposed development
unless Ribble Valley Borough Council and the developer both agree that it is
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preferable to make a financial or other co%anorQ to:/_];rarg Q»eéde!werg of:)

affordable housmg on another site.

DMH1: Planning Obligations- planning obligations will be used as a mechanism to
deliver development that contributes to the needs of local communities and
sustainable development, Obllgatrons may be required for affordable housmg,
improvements requ:red for hlghway safety, open space and educatlon

EN2: Landscape- landscape and character of the Forest of Bowland Area of
Outstandmg Natural Beauty will be protected conserved and enhanced

ENS5: Heritage Assets- Conservatioh Area Appraisa!s will be kept under review to
ensure that any development proposals are in keeplng with the historic character

and archltecturat interest of the area

DME4: Protect;ng Hentage Assets Proposals wnthm or ctosely related to
Conservation Areas should not harm the Area ' '

DM12: Transport Considerations-new development should be located to minimise
the need to travel. It should incorporate good access by foot and cycle and have
convenient links to public transport to reduce the need to travel by private car.

DMG3: Transport and Mobility- in assessing devetopment proposals welght will be
given to the availability and adequacy of public transport to serve those moving to

and from the development.

DMB4: Open Space- on site less than 1 hectare, the Council will seek to negotiate
for provision on site or secure a contribution towards provision for sport and
recreation facilities or public open space within the area where the overall level of

supply is inadequate.

National Policy _
NPPF emphasises the need to base decisions on the deveiopment plan, unless
material considerations indicate otherwise. The NPPF is clearly a material




- cb:ns;ider:atioh a's:up'to date national planning policy. The most significant material
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consideration is that of the presumption in favour of sustainable development.
NPPF at paragraph 49 also highlights that housing applications should be
considered in the context of that presumption.

The NPPF clearly states ‘that the purpose of the planning system is to contribute to
the achievement of sustainable development (paragraph 6). Paragraph 197
confirms that.‘in assessing and determining development proposals, local planning
authorities should apply the presumption in favour of sustainable development’.
Paragraph 14 states that a presumption in favour of sustainable development is at
the heart of the NPPF. It goes on to say that ‘for decision-taking this means:
« Approving development proposals that accord with the development plan
without delay; and
« Where the development plan is absent, silent or relevant policies are out-of-
date, granting planning permission unless:

- any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework as a whole; or

- specific policies in this Framework indicate development should be
restricted . | .

An elaboration of the Government's view of what sustainable development means
in practice for the planning system is detailed later in the NPPF. Relevant parts are
referred to at paragraph 3.27 below.

The NPPF (paragraphs 2, 11, 12 and 196) confirms that planning law requires that
applications for planning permission be determined in accordance with the
development plan unless material considerations indicate otherwise, ie the

development plan is the starting point for decision making.

The NPPF (published March 2012) highlights the importance of development plans
being kept up to date (paragraph 12). Decision taking in the absence of an up to
date development plan is addressed at paragraph 14. At paragraph 214 it is
confirmed that ‘for 12 months from the day of publication, decision-takers may
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3.27
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continue fo give full weight to relevant policies ;30;)2; Qcﬂ 03 Qen if therﬂ P

degree of conflict with this Framework'. Paragraph 215 contlnues by stating that ‘in
other cases and following this 12-month period, due wefght should be given to
relevant polices in existing plans according to the degree of consistency with this
framework (the closer the policies in the plan to the policies in the Framework the

greater weight that may be given)

Paragraphs 2, 8, 13, 196 and 212 confirm that the NPPF is a material
consideration in plannmg dec;s:ons

The main body of the NPPF addresses the components of _sustainable
development The aSpects of those components most relevant to the appeal are:

. -del;vermg a wnde ch0|ce of hlgh quality homes - local planning authorities
‘are expected to boost the supply of housmg (paragraph 47)

. requmng good desngn - developments should add to the qual;ty of the area,
and remforce local d:stlnctlveness Plannmg decusmns should not attempt to
|mpose archltecturai styles or partlcu!ar tastes and they should not stlfle
lnnovatlon orsglnahty or |mt|at|ve ' T

. conservmg and enhancmg the historic environment’ - the s:gmf:cance of any
herltage asset that may be affected by a proposal should be |dent1f|ed and
assessed The Ievel of detall should be proportionate to the assets’
lmportance and no more than is suff' cnent to understand the potential impact
of the proposal on the S|gn|f;cance of the hentage asset (paragraph 128)

SITE HISTORY
There have been_no previous relevant_ planning applications on the site.

ASSESSMENT OF PLANNING ISSUES

The main issues for consideration in assessing the deveiopment proposal are:

¢ The principle of housmg development on the site in relation to the settiement
strategy '

* Impact on the area of outstanding natural beauty

* Impact on the setting of the conservation area
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5.3

= ."'5'Thé ?élat'ionis‘hip.'between the proposed development and surrounding housing

and the effect on residential amenity
» Highway safety
» Sustainable Location
« Provision of affordable housing

« Impact on biodiversity

Each issue is considered below.
The principle of housing development on the site in relation to the settlement

strateqy.
The Council's most recently published housing land calculation (report to Planning

and Development Committee 17 January 2013), taking account of comments in
relation to the deliverability of identified sites foliowing a recently appeal decision
but without any further detailed adjustments for deliverability other than the
continuation of a slippage allowance, the Council has less than a 5 year supply.
However, initial information from the 31 December 2012 survey indicates (again
without detailed assessments of deliverability) that with the number and rate of
applications being approved, the Council has moved back to a 5-year supply.

Irespective of the 5 year supply issue, some of the policies of the DWLP are
considered out of date (in particular the settlement strategy), therefore in
establishing whether the development of this parce! of iand for residential purposes
would in principle be acceptable, it is the requirements of NPPF that take
precedence over the dated policies of the DWLP in respect of this site, i.e. a
presumbtion in favour of sustainable development as outlined above and granting
planning permission unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits. The site lies within the existing village
settlement boundary, as defined previously in the Districtwide Local Plan, and is
within walking distance from a number of essential services and amenities. The
scale of the development is not inappropriate in relation to the site of the settlement.
The work carried out for the Core Strategy suggests that 816 residential units
should be provided at villages other than the larger settlements in the Borough. We
conclude that the deveiopment of this site for residential purposes in principte would
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scale proposed in the

be consistent with the National Policy Framewoa, and aOth
principles of the eme_rging Core S__trategy. '

The application site is wholly within. the settlement boundary of Sabden in the
adopted Ribble Valley Districtwide Local Pian. Saved pollcy G4 permits the
development of sites within settlement boundaries which are infill sites not defined
as essentrat open spaces Emerglng core strategy pollcy DMG2 states development
within defmed settiements whrch should consolrdate expand or _round-off
development so that it is closely related to the mam burlt areas The development
would not meet the definition of lnf" i glven in the accompanymg text to potlcy G4 of
the Iocal plan but it does meet the criteria of core strategy polrcy DMGZ which
allows development in settlements to expand or round -off development The

requirement for development in vsllages to be lnfllt is now out of date.

Sabden is one of the larger settlements wrthin the Rlbble Valley and has more
commumty facmtres than many other of the vrllages Thls makes th|s settlement
surtable to take a S|gn|ficant amount of the 816 unrts requrred to be provided at
vrllages tt has two pnmary schoois and a Doctors Surgery as well as shops and
other facrlrtnes It is in the publlc transport network wrth bus servrces to Burnley,
Clltheroe and Whalley The majonty of these are wrthm a 250m radlus of the centre
of the site. See appendlx 1 and the sectlon on sustamable development below

The site i 1s considered to be in a sustainable location, wouid contribute to the supply
of housmg mcludmg affordable provision and market choice. it would be consistent
with the policies of NPPF to proactrvely drive and support economtc growth. The
development of the site in prmcrple would therefore accord with the presumption in
favour of sustamable development and is consequently consistent with the
provrsmns of NPPF which has relevant material consideration, given the view that
relevant pol|0|es of the development plan are out of date and as such planning

permission should be granted

Impact on the area of outstanding natural beauty

Sabden village is in the valley bottom and is surrounded by hills. The application
site is at the foot of the valley slope which rises gently towards the south. Along the




5.8

5.9

5.10

southem boundary of the site is a bridleway. The bridleway is separated from the
field to the south by a dry stone wall there are also a few smail trees along this wall
line. The bridleway is separated from the application site by a post and wire fence.

The proposed development when viewed form the rising land to the south will be

seen against the backdrop of the dense terraced housing along Pendie Street East
and the less dense modern detached and semi detached houses of Pendleside
Close. The units proposed on the southern boundary of the site have 10m to 13.5m
rear gardens in order to enable some tree planting along this boundary to soften the
appearance of the development. The palette of materials chosen for the
development of natural stone and slate will reflect the colour and texture of the
existing buildings within the village.

Impact on the setting of the conservation area

The application site is outside the conservetion area. The elements of the Sabden
Conservation area identified in the Conservation Area Appraisal which contributes
to its special interest and which are relevant to this proposal include the viliage’s
industrial past, the rural setting of the village, its location within the AONB, the
diversity of the terraced housing and the prevalent use of local stone as a building
material. Whalley Road and Padiham Road, the main routes through the viliage
have an urban character. Frequent views of the surrounding rural landscape give
the village a semi-rural atmosphere. See Heritage Statement.

The development is separated from the terraced houses on Pendle Street East by
the back street of Pendle Street East which is also the boundary to the
Conservation Area. Indeed the buildings within conservation area are mainly
terraced houses all of which have been identified as buildings of townscape merit.
The majority of twentieth century housing within the village is semi-detached and
detached properties. The scale of properties within the conservation area is mainly
two storeys and the prevalent building materials are stone and slate. The proposed
scale of the development is two storey and single storey dwellings and this reflects
the scale of development within the conservation area and will ensure that the
proposed development does not dominate the existing buildings within the

conservation area. The choice of materials being stone and slate will ensure that

10
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the dwellmgs blend into the colour and texture of the building materials within the
conservatlon and will not appear strident agalnst the backdrop of the buildings
within the village. The layout of the development including detached and semi
detached properties ensures that glimpses of the surrounding landscape are
retalned between the buildings ensuring that the semi-rural atmosphere of the
conservatlon area is retained. In providing detached and semr-detached propetties
on the site the historic development pattern of the village reflected by the former mill
workers terraced housing of the 19" and early 20th century and the detached and
seml-detached housmg of the 20" and early 21St is century is retalned |

D@s_Lgr and House Type SR o :

5.1 The two storey dwellrngs wrll have a ndge helght of about 7. 6m and eaves height of
about 5 2m, The bungalows w1ll have a ridge helght of about 4. 9m and eaves height
of about 26m The footprrnt of the houses is about 5.5m by 9.6m and the
bungalows 11m by 7 3m. The dwellmgs wrll be bu:lt out of natural stone with stone
detallrng to heads and srlls and have a natural blue slate roof The doors and

dwelllng is provrded w:th two off-street parkmg spaces The dwelhngs on the
western boundary plots 2 to 7 will step down towards Pendle Street East following
the slope of the ground. The bungalows are closest to Pendle Street East and the
vrllage generally. The position of plots 8-15 across the southem boundary of the site
relate to the route of the brrdleway There are gaps between the dwellrngs allowmg
through vrew uphill to the south. g ' Lo

512 A high proportion of housing within the vrllage are two bedroom terraced houses.
The proposed houses have three bedrooms of a modest size and would be next
step up the housing ladder for most famtlles from the terraced house. A discussion
with a local Estate Agent has revealed that there is a high demand for three
bedroom semr-detached houses in Sabden. The ‘Agent receives more enquiries
about this type and size of property that for other types of property and when three
bedroom semi-detached houses come onto the market they are sold quickly which

reflects this demand see appendix 2.

11




513 Cdré Stratégf poltcyHS states that providing housing for the eiderly is a priority for

5.14

5.15

5.16

the Council. The policy requires that on housing development 15% of the provision
must be for the elderly. 156% of the units on the site have therefore been designed
as bungalows.

The relationship between the proposed development and surrounding housing and

the effect on residential amenity

All of the proposed dwellings on the site have been positioned so that there is a
minimum facing distance between main windows of 24m and 13m between a main
elevation and side elevation. Where the new development is adjacent to existing
dwellings care has been taken to maintain privacy of these dwellings. The windows
in the rear elevation of plot 1 light a corridor and can be screened from the from the
rear elevation of 1 and 3 Pendleside Close by fencing. These windows are at a
distance of between 11.5m and 12m from the rear of the houses 1 and 3
Pendleside Close so that there will be not overlooking of the neighbouring
properties. n addition it is envisage that plot one will be a true bungalow and have a
main ridge height of about 4.3m with the garage and lounge area having a ridge
height of about 5m.

Sustainable Location

Sabden is one of the larger village settlements within the Ribble Valley and is well
provided for in terms of facilities and services. The site is close to Whalley Road
which carries a bus route and gives access to Whalley. Clitheroe Road and
Padiham road also carry bus services to Clitheroe, Padiham and beyond. Whalley
Station some 3 miles éway from the site gives access to the wider rail network. The
site is also approximately 3 % miles from junction 8 of the M65. The site is
considered to be in a very sustainable location.

The centre of the application site is within 500m (walking distance) of two primary
schools, a doctors’ surgery, post office and convenience store, a second
convenience store, a car repair garage, a Roman Catholic Church, Methodist and
Bapitist Churches, two football pitches, an equipped play area and recreation
ground, bowling green, bus stops and two public houses. Some of these facilities

12
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are within 250m of the site and include St Mary s Primary School Doctors Surgery,
bus stops and recreatron grounds See Appendrx 1 L

5.17 The slte has excellent footpath links with the centre of the vrtlage A pubilc footpath
number 1 23 passes in a north dlrectlon from Pendle Street East opposste the site
entrance down the west side of the bowlmg green over a foot brldge to the
recreatlon ground near to the Doctors Surgery it then finks to another footpath
number 102 runnlng east west whlch !:nks to Whalley Road and Padlham Road.
The road network together with this network of footpaths means that all the vulage
facilities are easrly accessrble to pedestnans ' o

nghway safety

5.18 We have entered rnto pre-appllcatlon dlscussrons wrth the Council’ s Highway
Engrneerrng Advrsor who suggested that “the vrsrbmty form the proposed access Is
acceptable base on the splays shown on drawrng 010—223 OTB The 42m to the
west and 39m to the east both measured from 2. 4m back from the edge of the
carnageway are consistent with the charactenstrcs of the road; hghtly trafficked and
with low vehicle speeds” He also suggested that the 5 5m wzde access road should
be shown to have pnonty over the adjacent unadopted roads that serve the rear of
the exrstlng propertres As suggested we have mcluded standard Junction markrng
details in order to deﬁne this arrangement See drawmg 010-223 OTC |

5.19 Each dweiltng has been prowded wrth two off street parklng spaces. The access
road includes a turning head. In addition there is space for some new on street
parking. The development should not Iead to any mcrease in on street parking on
Pendle Street East. The access road also indicates footpath on each side which link
to the existing footpaths on Pendle Street East. As previously descnbed there are
footpath links from the srte to Wha!ley Road and Padrham Road which carry bus
services. Service number 27 runs hourly from Burnley to Clltheroe via Sabden
calling at Padiham, Read, and Whalley. Service 72 runs from Sabden to Clitheroe
via Nick of Pendle. There are four school services buses 624, 634, to Clitheroe
Ribblesdale, and Clitheroe Royal Grammar School, 638 to St Augustine’s Billington
and 991 to Bowland High School.

13
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F':’roi'(i"sic'ih' of affordable housing and mix of house types

The adopted local plan requires affordable housing to be provided. The core
strategy makes specific what those requirements are. In pre-application discussions
with the Council's Strategic Housing Officer Rachael Stott the provision of
affordable housing was considered. She stated that Calico Housing Association is
building 45 affordable units in Sabden and there is permission for other sites within
the village which inciudes affordable housing. She requested that a commuted sum
in lieu of on site provision of affordable housing be made. The applicant agrees to
the provision of a commuted sum instead of on-site provision. Appendix 3.

Impact on biodiversity

An extended phase one habitat survey has been carried out. The survey concluded
that the development is not likely to have any significant impacts in respect of
habitat types. None of the trees situated on the site are considered to provide
features suitable for roosting bats. The proposal is unlikely to have an adverse
impact on biodiversity.

Other Matters
The Core Strategy requires the provision of public open space on housing

development. The level of supply is not specified, and policy DMB4 only requires
provision where “the overall level of provision is inadequate”. No documents of
analysis or survey of existing provision is referred to or any basis for calculating
where the existing provision is adequate. The site is located within easy access to
extensive local recreation provision. On that basis we regard that no open spce
provision is required for this development.

CONCLUSION

The proposed development is within the existing settlement boundary of Sabden.
The proposal complies with the policies of the NPPF, Local Plan and emerging
policies in the Core Strategy. The applicant is willing to enter into a section 106
agreement in order to provide a commuted sum payment for the provision of
affordable housing off-street as recommended by the Council Housing Strategy
Officer.

14
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1 Map of Location of services and amenities in Sabden.
2 Letter from t\l\ndrew Turner Pendle Hill Properties Estate Agent
3 Email form Rachel Stott
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